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3 Affected Environment, Environmental Consequences, and Mitigation 
Measures 

3.13 Land Use and Development  

3.13.1 Introduction   

Section 3.13, Land Use and Development, of this Merced to Fresno Section: Central Valley Wye 
Supplemental Environmental Impact Report (EIR)/Environmental Impact Statement (EIS) (Final 
Supplemental EIR/EIS) updates the Merced to Fresno Section California High-Speed Train Final 
Project EIR)/EIS (Merced to Fresno Final EIR/EIS) (California High-Speed Rail Authority 
[Authority] and Federal Railroad Administration [FRA] 2012) with new and revised information 
relevant to land use and development, analyzes the potential impacts of the Central Valley Wye 
alternatives (and the No Project Alternative), and describes impact avoidance and minimization 
features (IAMF) that would avoid, minimize, or reduce these impacts. Where applicable, 
mitigation measures are proposed to further reduce, compensate for, or offset impacts of the 
Central Valley Wye alternatives. Section 3.13 also defines the resource study area (RSA) for land 
use and development and describes the affected environment in the RSA.  

The analysis herein has similarities to and differences from the analysis conducted in the Merced 
to Fresno Final EIR/EIS. Both analyses use the same methods of data collection from local 
municipalities through geographic information system (GIS) tools, quantitative analysis of state 
and regional databases, and review of local plans and zoning. Land uses for the counties and 
communities in the land use and development RSA were generalized into the dominant land use 
categories. Where information has changed or new information has become available since the 
Merced to Fresno Final EIR/EIS was prepared in 2012, this Final Supplemental EIR/EIS analysis 
uses the updated versions of these sources or datasets. However, relevant portions of the 
Merced to Fresno Final EIR/EIS that remain unchanged are summarized and referenced in this 
section but are not repeated in their entirety. The analysis for this Final Supplemental EIR/EIS 
differs from the Merced to Fresno Final EIR/EIS analysis in the following ways:   

¶ The Central Valley Wye alternatives do not include a station; therefore, station planning and 
transit-oriented development are not discussed in this section. 

¶ The Merced to Fresno Final EIR/EIS evaluated ñConsistency with Land Use Plansò as an 
impact, but after publication, the Authority determined that this should not be considered an 
impact. This determination was made because the California Environmental Quality Act 
(CEQA) and Council on Environmental Quality (CEQ) regulations (NEPA) only require a 
discussion of inconsistencies or conflicts between a proposed undertaking and plans and 
policies, but do not consider inconsistencies or conflicts at the regional or local level an 
impact. Section 3.13.3, Compatibility with Plans and Laws, provides further information. 

Additional details on land use and development are provided in the following appendices in 
Volume II of this Final Supplemental EIR/EIS: 

¶ Appendix 3.13-A, Land Use and Development Local and Regional Plans and Laws 
Consistency Analysis, provides a discussion of inconsistencies or conflicts that may exist 
between the Central Valley Wye alternatives and regional or local plans and laws.  

Land use and development, including land use patterns, conversion of lands, and compatibility of 
adjacent land uses are important because they are connected to a wide range of societal and 
environmental processes. Five other resource sections in this Final Supplemental EIR/EIS 
provide additional information related to land use and development: 

¶ Section 3.12, Socioeconomics and CommunitiesðImpacts of the Central Valley Wye 
alternatives on changes to demographics, property, economic factors, and affected 
communities and neighborhoods as a result of land conversions. This section also assesses 
the physical division of communities by the Central Valley Wye alternatives. 
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¶ Section 3.14, Agricultural FarmlandðImpacts of the Central Valley Wye alternatives on 
conversion of agricultural lands to transportation-related land.  

¶ Section 3.15, Parks, Recreation, and Open SpaceðImpacts of the Central Valley Wye 
alternatives on parks and recreation areas.  

¶ Section 3.18, Regional GrowthðImpacts of the Central Valley Wye alternatives on regional 
growth, construction and operation employment, and the potential for the Central Valley Wye 
alternatives to induce growth related to population and employment.  

¶ Section 4(f) and Section 6(f) EvaluationsðImpacts of the Central Valley Wye alternatives 
on land use conversions that could result in changes to protected park resources (Section 
4(f)), and changes to recreation resources funded by the Land and Water Conservation Fund 
(LWCF) Act (Section 6(f)). 

Since the publication of the Draft Supplemental EIR/EIS, there have been no substantive 
changes to this section beyond the global changes described at Section S.1.2, Global Changes in 
the Final Supplemental EIR/EIS, of the Summary. 

Definition of Resources 

The following definition for land use and development are used in this Final Supplemental 
EIR/EIS. This definition has not changed since adoption of the Merced to Fresno Final EIR/EIS 
(Authority and FRA 2012): 

¶ Land Use TypesðLand use types include existing land uses along the proposed Central 
Valley Wye alternatives including agriculture, commercial, industrial, residential, open space, 

and mixed-use land uses.1 

3.13.2 Laws, Regulations, and Orders  

This section identifies laws, regulations, and orders that are relevant to the analysis of land use 
and development in this Final Supplemental EIR/EIS. As indicated in the Merced to Fresno Final 
EIR/EIS, there are no federal or state plans that are applicable to land use for the high-speed rail 
(HSR) project. However, new or updated laws, regulations, and orders that have occurred since 
the publication of the Merced to Fresno Final EIR/EIS are summarized as follows.  

3.13.2.1 Federal  

The Farmland Protection Policy Act (7 United States Code §§ 4201ï4209 and 7 Code of Federal 
Regulations Part 658) is the same as described in Section 3.13.2.1, Federal, of the Merced to 
Fresno Final EIR/EIS (Authority and FRA 2012: page 3.13-2). 

3.13.2.2 State  

The following state laws, regulations, orders, and plans are the same as those described in Section 
3.13.2.2, State, of the Merced to Fresno Final EIR/EIS (Authority and FRA 2012: page 3.13-2): 

¶ California Land Conservation Act of 1965 (Gov. Code, §§ 51200ï51295)  

¶ California State Planning and Zoning Law (Gov. Code, §§ 65000ï66037)  

New, additional, or updated state laws, regulations, and orders follow. 

Sustainable Communities and Climate Protection Act of 2008, Chapter 728, Statutes of 
2008  

Senate Bill (SB) 375 was included in the Merced to Fresno Final EIR/EIS (Authority and FRA 
2012: page 3.13-2), but has since been updated. SB 375 requires regional planning agencies to 

 

1 Land uses described in this Final Supplemental EIR/EIS can be further broken down from these categories to include 
agriculture-residential and urban reserve agriculture (agriculture uses); and rural residential, village residential, low-
density residential, low/medium-density residential, high/medium-density residential, and high-density residential 
(residential uses). 
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include a sustainable communities strategy or alternative planning strategy in the next version of 
their regional transportation plan (RTP). The sustainable communities strategy coordinates land 
use, housing needs, and transportation and transit planning to meet the regional target for the 
reduction of greenhouse gas emissions from automobiles and light trucks established by the 
California Air Resources Board. Coordination is enforced by requiring transportation projects 
identified in the RTP to comply with the sustainable communities strategy in order to receive state 
and federal funding through the regional housing needs allocation. The requirements of SB 375 
are reflected in the 2014 RTPs adopted by the Merced County Association of Governments 
(MCAG 2014)and the Madera County Transportation Commission (MCTC 2014). Details of the 
Merced and Madera County 2014 RTPs can be found in Table 3.13-1. 

3.13.2.3 Regional and Local  

The Madera County General Plan (1995) is the same as described in Section 3.13.2.3, Regional and 
Local Plans and Policies, of the Merced to Fresno Final EIR/EIS (Authority and FRA 2012: pages 
3.13-2 through 3.13-7). New, additional, or updated state laws, regulations, and orders follow.  

General Plan Policies and Ordinances 

Table 3.13-1 lists local, city, county, and regional general plans, policies, and objectives relevant 
to land use and development. Refer to Section 3.13.2.3 of the Merced to Fresno Final EIR/EIS for 
more information.  

Table 3.13-1 Regional and Local Plans and Policies 

Policy Title Summary 

Stanislaus County 

Stanislaus County 
General Plan (2016) 

Stanislaus County adopted the Stanislaus County General Plan on August 23, 2016. The 
general plan includes the following goals and policies: 

Á Agricultural Element, Goal 2: Conserve our agricultural lands for agricultural uses.  

Á Policy 2.5: To the greatest extent possible, development shall be directed away from 
the Countyôs most productive agricultural areas. 

Waterford Vision 2025 
General Plan (2006) 

The Waterford City Council adopted the Waterford Vision 2025 General Plan on October 
26, 2006. The general plan includes the following pertinent goals and policies:  

Á Land Use Element, Goal Area L-1: Residential and neighborhood development 

Á Policy L-1.5: Protect existing neighborhoods from incompatible developments. 

Merced County 

2030 Merced County 
General Plan (2013) 

Merced County adopted the 2030 Merced County General Plan on December 10, 2013, 
updating the previous version of the general plan that was included in Section 3.13.2.3 
(page 3.13-4) of the Merced to Fresno Final EIR/EIS. The general plan includes the 
following goals and policies: 

Á Policy LU-2.3: Limit allowed land use within Agricultural and Foothill Pasture areas to 
agricultural crop production, farm support operations, and grazing and open-space 
uses.  

Á Policy AGȤ2.2: Protect productive agricultural areas from conversion to nonagricultural 
and urban uses by establishing and implementing an agricultural mitigation program 
that matches acres converted with farmland acres of the same quality to those 
converted, preserved at a 1:1 ratio. Coordinate with the six cities in Merced County 
and the Merced Local Agency Formation Commission (LAFCo), consistent with 
LAFCoôs statutory mission to preserve agricultural land and open space, to establish 
consistent standards and mitigation for the loss of farmland. In addition, the Land 
Evaluation and Site Assessment Model may be used to determine whether the value 
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Policy Title Summary 

of the conservation land is equal to or greater than the value of the land being 
converted. 

Á Policy AGȤ2.4: Encourage property-owner participation in programs that preserve 
farmland, including the Williamson Act, conservation easements, and U.S. 
Department of AgricultureȤfunded conservation practices. 

Á Policy AG-2.8: Support the efforts of public, private, and nonprofit organizations to 
preserve agricultural areas in the County through dedicated conservation easements, 
and rangeland held as environmental mitigation. 

Á Policy AG-2.9: Oppose the extension of urban services, such as sewer lines, water 
lines, or other urban infrastructure, into areas designated for agricultural use, unless 
necessary to protect public health, safety, and welfare.  

Á Policy AG-2.16: Coordinate with the California High-Speed Rail Authority (Authority) to 
locate the high-speed rail lines along existing major transportation corridors, such as 
State Routes 99 or 152, to minimize the conversion of productive agricultural land to 
nonagricultural uses. 

Á Policy CIR-5.5: Work with other agencies to plan railroad corridors that facilitate the 
preservation of important rail line right-of-way for further rail expansion or other 
appropriate transportation facilities.  

Merced County 
Municipal Code,  
Chapter 18 

Chapter 18 of the Merced County Municipal Code pertains to zoning issues; its purposes 
are to implement the goals, objectives, and policies of the County general plan; assure 
compatibility between land uses; and encourage development that protects and 
promotes the public health, safety, and general welfare of the unincorporated areas of 
the county. 

Á Chapter 18.02 A-1, A-1-40, and A-2 designate agricultural zones to preserve, develop, 
and grow agriculture in the county. 

2014 Regional 
Transportation Plan for 
Merced County (2014) 

The Merced County Association of Governments (MCAG) adopted the 2014 Regional 
Transportation Plan for Merced County (MCAG 2014) on September 25, 2014, which 
updated the previous version of the transportation plan that was included in Section 
3.13.2.3 (page 3.13-3) of the Merced to Fresno Final EIR/EIS. Amendment 1 of this 
transportation plan was adopted on May 19, 2016. Seven ñVision Themesò provide the 
foundation of the transportation plan; goals associated with each vision theme that 
pertain to land use and development follow: 

Á Preserve and enhance agricultural resources by implementing transportation, or 
mitigate negative impacts on productive agricultural land. productive agricultural land. 

Á Provide a variety of transportation choices that strengthen and direct development 
towards existing communities, thus preserving open space, farmland, natural beauty, 
and critical environmental areas.  

Á Coordinate future land use patterns and transportation systems (aviation, rail, light rail, 
high-speed rail, transit, bike and pedestrian paths, and roads) to foster economic 
prosperity, environmental protection and mitigation, trip reduction, and the creation of 
efficient, integrated mixedȤuse communities.  

Á Encourage land use and growth patterns that enhance the livability of our 
communities and maximize the productivity of transportation investments. 

Á Support orderly and planned growth that enhances the integration and connectivity of 
various modes of transportation. 

Merced Vision 2030 
General Plan (2012) 

The Merced Vision 2030 General Plan was adopted by the City Council on January 3, 
2012. The Merced Vision 2030 General Plan includes the following goals and policies: 

Á Land Use Element, Goal Area L-1: Residential and Neighborhood Development 

Á Policy L-1.5 Protect existing neighborhoods from incompatible developments 
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Policy Title Summary 

Madera County 

Madera County Code of 
Ordinances, Title 18 

Title 18 of the Madera County Code of Ordinances designates agricultural zones to 
preserve, develop, and grow agriculture in the county. It also includes dairy operations 
standards and regulatory standards that identify procedures and management practices 
for implementation that provide pollution protection for surface and groundwater 
resources. 

Madera Countywide 
Airport Land Use 
Compatibility Plan 
(2015) 

The Madera Countywide Airport Land Use Compatibility Plan promotes and establishes 
compatibility between each airport in the county and surrounding land uses. The plan 
sets forth criteria by which the surrounding land use actions, master plans of existing 
airports, and plans for new airports or heliports are compatible with the land use zones. It 
includes discussions of the Chowchilla Municipal Airport and its surrounding land use 
compatibility zones. 

Madera County 2014 
Regional Transportation 
Plan (2014) 

Madera County Transportation Commission adopted the its regional transportation plan 
in 2014, updating the previous version of the transportation plan that was included in 
Section 3.2.2.3 (page 3.2-2) of the Merced to Fresno Final EIR/EIS. The regional 
transportation plan includes the following goals, policies, and objectives:  

Á To promote Intermodal Transportation Systems that are fully accessible, encourage 
quality growth and development, support the regionôs environmental resource 
management strategies, and are responsive to the needs of current and future 
travelers.  

Á To promote and develop transportation systems that stimulate, support, and enhance 
the movement of people and goods to foster economic competitiveness of the Madera 
Region.  

Á To enhance transportation system coordination, efficiency, and intermodal 
connectivity to keep people and goods moving and meet regional transportation goals.  

Á To maintain the efficiency, safety, and security of the regionôs transportation system.  

Á To improve the quality of the natural and human-built environment through regional 
cooperation of transportation systems planning activities.  

Á To maximize funding to maintain and improve the transportation network.  

Á To identify reliable transportation choices that support a diverse population.  

Á To protect the environment and health of residents by improving air quality and 
encouraging active transportation (non-motorized transportation, such as bicycling 
and walking).  

Á Establishes minimum standards of LOS D for analysis of the countyôs transportation 
system (local streets and roads) and LOS C for state routes (MCTC 2014.  

City of Chowchilla 

City of Chowchilla 2040 
General Plan (2011) 

The City of Chowchilla adopted the new general plan on May 2, 2011, updating the 
previous version of the general plan that was included in Section 3.8.2.3 (page 3.13-6) of 
the Merced to Fresno Final EIR/EIS. The general plan includes the following objectives 
and policies: 

Á Objective LU 7: Minimize conflicts between residential uses and other incompatible 
land uses.  

Á Policy LU 7.3: New development on the fringes of the City shall recognize the right of 
agriculture to exist and continue to operate in proximity to the development. 

Á Policy OS 1.3: Coordinate with Madera County to maintain viable agricultural land on 
the periphery of the City of Chowchilla Sphere of Influence boundary for purposes of 
resource and view protection, and establish standards to protect views of these lands. 
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Policy Title Summary 

Á Policy OS 1.4: Support preservation of existing agricultural lands at the periphery of 
the City of Chowchilla Sphere of Influence. 

Á Policy OS 2.2: The City shall work with the County to preserve lands dedicated as 
ñAgricultureò within and adjacent to the City Sphere of Influence boundaries. 

City of Chowchilla 
Municipal Code, Title 18 

Title 18 of the City of Chowchilla Municipal Code, pertains to the zoning ordinance of the 
City of Chowchilla and designates all relevant zoning districts. 

Sources: City of Chowchilla, 2011; City of Merced, 2012; City of Waterford, 2006; Madera County, 2015a; Madera County, 1995; Madera County 
Transportation Commission, 2014; Merced County, 2013; MCAG, 2014; MCTC, 2014; Stanislaus County, 2016 
LAFCo = Local Agency Formation Commission 
LESA = Land Evaluation and Site Assessment Model 
USDA = U.S. Department of Agriculture 

3.13.3 Compatibility with Plans and  Laws  

As indicated in Section 3.1.5.3, Compatibility with Plans and Laws, the CEQA and National 
Environmental Policy Act (NEPA) regulations2 require a discussion of inconsistencies or conflicts 
between a proposed undertaking and federal, state, regional, or local plans and laws. As such, 
this Final Supplemental EIR/EIS describes any inconsistencies of the Central Valley Wye 
alternatives with federal, state, regional, and local plans and laws to provide planning context.  

There are a number of federal and state laws and implementing regulations, listed in Section 
3.13.2.1, Federal, and Section 3.13.2.2, State, that regulate land use and development and are 
applicable to this Final Supplemental EIR/EIS. A summary of the federal and state requirements 
considered in this analysis follows: 

¶ Federal and state acts that deter the development of agricultural lands and open spaces, 
including the federal Farmland Protection Policy Act and the California Land Conservation 
Act. 

¶ State laws that require local and regional agencies to develop land use strategies, including 
SB 375 Chapter 728, the California State Planning and Zoning Law, and the Sustainable 
Communities and Climate Protection Act of 2008. 

The Authority, as the NEPA and CEQA lead agency proposing to construct and operate the HSR 
system, is required to comply with all federal and state laws and regulations and to secure all 
applicable federal and state permits prior to initiating construction on the selected alternative. 
Therefore, there would be no inconsistencies between the Central Valley Wye alternatives and 
these federal and state laws and regulations. 

The Authority is a state agency and therefore is not required to comply with local land use and 
zoning regulations; however, it has endeavored to design and construct the HSR project so that it 
is compatible with land use and zoning regulations. For example, the Central Valley Wye 
alternatives incorporate IAMFs to avoid or minimize impacts on agricultural land and to address 
multimodal connectivity. A total of 12 plans and 41 policies were reviewed. The Central Valley 
Wye alternatives are consistent with 29 policies and ordinances and inconsistent with 12 policies 
and ordinances within the following regional and local plans and laws: 

¶ Merced County General PlanðPolicy LU-2.3, AG-2.2, AG-2.4, AG-2.8 and AG-2.9. The 
Central Valley Wye alternatives would be inconsistent with these policies pertaining to 
conversion of existing land uses.  

¶ Merced County Municipal CodeðTitle 18 Zoning, Chapter 18.02 Agricultural Zones. The 
Central Valley Wye alternatives would be inconsistent with Chapter 18.02 to designate 
agricultural zones.  

 

2 NEPA regulations refer to the regulations issued by the Council on Environmental Quality located at 40 CFR Part 1500-
1508. 
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¶ Madera County General PlanðMadera County Municipal Code Chapter 18, Policy 5.A.1 
and Policy 5.A.6. The Central Valley Wye alternatives would be inconsistent with Policy 5.A.1 
to maintain agriculturally designated areas for agricultural uses and Policy 5.A.6 to encourage 
continued and increased agricultural activity. 

¶ Madera County Code of OrdinancesðTitle 18. The Central Valley Wye alternatives would 
be inconsistent with Title 18, which designates agricultural zones to preserve, develop, and 
grow agriculture in Madera County.  

¶ City of Chowchilla 2040 General Plan (City of Chowchilla 2011)ðPolicy OS 1.3, Policy OS 
1.4, and Policy OS 2.2. The Central Valley Wye alternatives would be inconsistent with these 
policies pertaining to maintaining viable agricultural land.  

Further details and reconciliations are discussed in Appendix 3.13-A. As a state agency the 
Authority is not required to comply with local land use and zoning regulations, and the Authority 
does not propose to voluntarily seek local permits. Therefore, the inconsistencies would not be 
reconciled. Although the Central Valley Wye alternatives would be inconsistent with these specific 
provisions, they would be consistent with the land use and development objectives of these 
ordinances and plan policies. For example, the Central Valley Wye alternatives would include LU-
IAMF#2, Improve Pedestrian and Bicycle Safety, which requires the Authority to identify means to 
maintain and support bicycle and pedestrian accessibility across tracks, to and from stations, and 
on station property. AG-IAMF#3, Farmland Consolidation Program, requires the Authority to 
establish a farmland consolidation program to assist owners of remnant parcels in selling those 
remnants to adjacent landowners.  

3.13.4 Methods for Evaluating Impacts  

The evaluation of impacts on land use and development is a requirement of NEPA and CEQA. The 
following sections summarize the RSAs and the methods used to analyze impacts on land use and 
development resources. Section 3.13.1, Introduction, identifies five other resource sections in this 
Final Supplemental EIR/EIS that provide additional information related to land use and development. 

3.13.4.1 Definition of Resource Study Area  

As defined in Section 3.1, RSAs are the geographic boundaries in which the environmental 
investigations specific to each resource topic were conducted. The RSA for land use and 
development encompasses those areas where components of the Central Valley Wye 
alternatives could result in direct and indirect and temporary and permanent impacts on land use 
type (e.g., conversion of agricultural lands to transportation-related land use), altered land use 
patterns resulting from transportation-related land use, or development impacts from temporary 
and permanent road closures. The RSA for direct land use and development impacts is defined 
as the project footprints of the Central Valley Wye alternatives. The Central Valley Wye 
alternatives have the potential to permanently alter the existing land uses within this RSA.  

The RSA for indirect land use and development impacts (e.g., construction-related noise and 
vibration, transportation, aesthetics and visual quality) is defined as the area within 0.5 mile of the 
Central Valley Wye alternativesô right-of-way boundary and work areas associated with electrical 
infrastructure, because the impacts of increased noise levels, dust, and visual changes could be 
experienced within this area. The RSA includes the community of Madera Acres, although the 
Central Valley Wye alternatives terminate north of that community. Table 3.13-2 describes the 
RSA for land use and development. 



Section 3.13 Land Use and Development  

 

August 2020 California High-Speed Rail Authority 

Page | 3.13-8 Merced to Fresno Section: Central Valley Wye Final Supplemental EIR/EIS 

Table 3.13-2 Definition of Resource Study Areas 

Source General Description 

Land Use and Development 

Construction and 
Operations 

Project footprint for each of the Central Valley Wye alternatives where components could 
result in impacts on land use type, development density, or development patterns 

Direct Impacts Central Valley Wye alternativesô infrastructure and right-of-way areas 

Indirect Impacts Area within 0.5 mile of the Central Valley Wye alternativesô right-of-way and work areas 
associated with electrical infrastructure that might be affected by construction-related noise or 
dust, or experience impacts on transportation and access, and aesthetics and visual quality 

Source: Authority, 2019 

3.13.4.2 Impact Avoidance and Minimization Features  

As noted in Section 2.2.3.7, Impact Avoidance and Minimization Features, the Central Valley Wye 
alternatives would incorporate standardized IAMFs to avoid and minimize impacts. The Authority 
would incorporate IAMFs during project design and construction, and, as such, the analysis of 
impacts of the Central Valley Wye alternatives in this section factors in all applicable IAMFs. 
Appendix 2-B, California High-Speed Rail: Impact Avoidance and Minimization Features, provides 
a detailed description of IAMFs that are included as part of the Central Valley Wye alternatives 
design. IAMFs applicable to land use and development include: 

¶ AG-IAMF#1, Restoration of Important Farmland Used for Temporary Staging Areas 

¶ AG-IAMF#3, Farmland Consolidation Program 

¶ AQ-IAMF#1, Fugitive Dust Emissions 

¶ LU-IAMF#1, Station Area Planning and Local Agency Coordination 

¶ LU-IAMF#2, Improve Pedestrian and Bicycle Safety  

¶ NV-IAMF#1, Noise and Vibration 

¶ SO-IAMF#1, Construction Management Plan 

¶ TR-IAMF#2, Construction Transportation Plan 

3.13.4.3 Method s for NEPA and CEQA Impact Analysis  

This section describes the sources and methods the Authority used to analyze potential impacts 
from implementing the Central Valley Wye alternatives on land use and development resources. 
These methods apply to both NEPA and CEQA unless otherwise indicated. Refer to Section 
3.1.5.4, Methods for Evaluating Impacts, for a description of the general framework for evaluating 
impacts under NEPA and CEQA. As described in Section 3.13.1 and in the following discussions, 
the Authority applied the same methods and many of the same data sources from the Merced to 
Fresno Final EIR/EIS, and, as appropriate, also use additional sources described in this section. 
Laws, regulations, and agency jurisdictional and management guidance (Section 3.13.2, Laws, 
Regulations, and Orders) that regulate land use and development were also considered in the 
evaluation of impacts on land use and development.  

This Final Supplemental EIR/EIS uses the data sources described in the Merced to Fresno Final 
EIR/EIS to evaluate potential impacts on land use and development resources. Additional 
sources consist of data collected from updated local and regional land use, transportation, and 
subarea plans, and other relevant planning documents (see Section 2.2.2.2, Planned Land Use; 
Section 3.13.1; and Section 3.13.2). Analysts used existing city and county plans and GIS data to 
characterize land uses for the counties and communities in the land use and development RSA. 
These data were used to develop dominant land use categories so that land uses could be 
presented consistently among the areas to the extent possible. In addition, analysts conducted 
extensive visual surveys of the agricultural areas and communities throughout the RSA to 
reinforce the understanding and characterization of land uses in the RSA produced using the GIS 
data.  
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For many years, the Authority has engaged with stakeholders at the local level to understand the 
land uses in the RSAs and has coordinated with local governments and the public to identify key 
land use issues relating to the design and alignment of the HSR system. Public meetings, 
workshops, and open houses have been held in these communities to engage with community 
members and to develop a design that is compatible with this input to the extent possible. 
Outreach activities specific to this Final Supplemental EIR/EIS have included technical working 
group meetings with agency, city, and county staff; tribes and other local groups; and site visits to 
accurately document existing conditions in the RSAs. For a review of outreach activities, refer to 
Chapter 9, Public and Agency Involvement. 

Implementing the Central Valley Wye alternatives would result primarily in impacts on agricultural 
lands within the RSA, as described in Section 3.14. Section 3.14 describes in detail where the 
Central Valley Wye alternatives pass through areas where the land use is predominantly 
agricultural; agricultural lands are included in the direct impact RSA (Figure 3.13-1). The only 
nonagricultural land use categories (i.e., commercial, industrial, and residential) within the RSA 
are located in the Waterford, Merced, and Chowchilla planning areas and in the community of 
Fairmead. Existing electrical infrastructure proposed to be reconductored or reconfigured and one 
new tie-line are located in Merced and Waterford. Accordingly, this section focuses on direct and 
indirect impacts on land use and development in the Waterford, Merced, and Chowchilla planning 
areas and in the community of Fairmead. These improvements and the potential change in land 
use were assessed with the review of the Waterford Vision 2025 General Plan (City of Waterford 
2006); Merced Vision 2030 General Plan (City of Merced 2012); City of Chowchilla 2040 General 
Plan (City of Chowchilla 2011) Land Use Element, and the draft Fairmead Colony Area Plan 
(Madera County Planning Department 2012). 

Analysts used GIS tools and aerial photographs to evaluate temporary and permanent 
construction impacts, to assess altered land use patterns and land use compatibility, and to 
identify and locate sensitive land uses such as single-family residences and schools. Altered land 
use patterns refer to the potential for construction activities to change the current patterns of land 
use, whereas land use compatibility impacts refer to changes in land use resulting from the 
Central Valley Wye alternatives that could be incompatible with existing and projected land uses. 
GIS tools were also used to conduct a quantitative analysis to determine direct impacts related to 
the conversion of existing land uses to transportation-related use, and the required acquisitions 
for the Central Valley Wye alternatives. Local plans and zoning designations were reviewed to 
determine indirect impacts. 

3.13.4.4 Determining Significance under CEQA  

CEQA requires that an EIR identify the significant environmental impacts of a project (CEQA 
Guidelines § 15126). One of the primary differences between NEPA and CEQA is that CEQA 
requires a significance determination for each impact using a threshold-based analysis (see 
Section 3.1.5.4 for further information). By contrast, under NEPA, significance is used to 
determine whether an EIS will be required; NEPA requires that an EIS is prepared when the 
proposed federal action (project) as a whole has the potential to ñsignificantly affect the quality of 
the human environment.ò Accordingly, Section 3.13.9, CEQA Significance Conclusions, 
summarizes the significance of the environmental impacts on land use and development for each 
Central Valley Wye alternative. The Authority is using the following thresholds to determine if a 
significant impact on land use and development would occur as a result of the Central Valley Wye 
alternatives. A significant impact is one that would:   

¶ Result in conflicts with any applicable land use plan, policy, or regulation of an agency with 
jurisdiction over the project (including, but not limited to, the general plan or specific plan) 
adopted for the purpose of avoiding or mitigating an environmental impact.  

¶ Result in a substantial change in pattern or density of land use incompatible with adjacent 
land uses as a result of construction and operations activities.  

The above describes the model approach to analyzing the significance of land use impacts that is 
recommended in Appendix G of the CEQA Guidelines (i.e., ñConflict with any applicable land use 
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plan, policy, or regulation of an agency with jurisdiction over the projectéò). As described in 
Section 3.13.3, as lead NEPA and state agency, the Authority is required to comply with all 
federal and state laws and regulations and to secure all applicable federal and state permits. 
Therefore, there would not be any conflict with any federal or state plan, policy, or regulation.  

Regional policies and plans are evaluated in each resource section of Chapter 3 in the 
subsections entitled ñCompatibility with Plans and Laws.ò This analysis found that there are no 
regional habitat conservation plans, natural community conservation plans, or other regional land 
use plans that encompass areas within the Central Valley Wye alternativesô project footprints. 
The San Joaquin River Restoration Program is a multi-agency effort to restore water flows to the 
San Joaquin River to support fish habitat, and would be considered a regional plan with which the 
Central Valley Wye alternatives would interact. However, as documented in Section 3.7, 
Biological Resources and Wetlands, it has been determined that the Central Valley Wye 
alternativesô design would not conflict with the San Joaquin River Restoration Program. The 
Central Valley Wye alternatives would also be subject to the air quality attainment plans 
discussed in Section 3.3, Air Quality and Global Climate Change, and compatibility with these 
plans and mitigation measures to attain consistency is discussed in detail in this section. 
Therefore, there would not be any conflicts with any federal, state or regional plans, policies or 
regulations with jurisdiction over the Central Valley Wye alternatives.  

County and local government land use plans are not applicable to the HSR project because the 
HSR project is a state and federal government project, and, as such, is not subject to local 
governmentsô jurisdictional issues of land use. Consequently, a city or county is not ñan agency 
with jurisdiction over the projectò as described in Appendix G of the CEQA Guidelines. Although 
this Final Supplemental EIR/EIS describes the Central Valley Wye alternativesô consistency with 
local plans in order to provide context (see Section 3.13.3 and Appendix 3.13-A), inconsistency 
with such plans is not considered an environmental impact. Therefore, inconsistencies with plans, 
policies, and regulations adopted for the purpose of avoiding or mitigating an environmental 
impact are not considered further in this analysis.   

With regard to the potential for the Central Valley Wye alternatives to cause a substantial change 
in pattern or intensity of land use that would be incompatible with adjacent land uses, a significant 
impact would occur if the Central Valley Wye alternatives substantially changed the pattern or 
intensity of adjacent land uses incompatible with existing land uses. Therefore, where the HSR 
would not cause adjacent land to change uses, or where the HSR project would cause adjacent 
land to change uses but those uses would be compatible with existing land uses, impacts would 
be less than significant. 

3.13.5 Affected Environment  

This section describes the affected environment for land use and development in the RSA. It also 
discusses changes to existing land uses in the San Joaquin Valley since publication of the 
Merced to Fresno Final EIR/EIS. This information provides the context for the environmental 
analysis and evaluation of impacts. 

Existing land uses along the proposed Central Valley Wye alternatives are described in this 
section and shown on Figures 3.13-1 through 3.13-11. Figure 3.13-2 specifically shows how SR 
152 terminates at SR 99 and does not extend eastward through the community of Fairmead. 
Figures 3.13-3, 3.13-6, and 3.13-7 show the entire lengths of the Site 7ðLe Grand 
Junction/Sandy Mush Road, Warnerville-Wilson 230 kV Transmission Line, WilsonðDairyland 
(idle) 115 kV Power Line, and the Site 6ðEl Nido, Los Banos-Oro Loma-Canal and Oro Loma-
Panoche Junction Power Lines, a 0.5-mile buffer zone (indirect impact RSA), and existing land 
uses that fall within the 0.5-mile buffer zone. Figures 3.13-4 and 3.13-5 show the electrical 
interconnections and network upgrades (EINU) that are located within the city limits of Waterford 
and Merced, along with the indirect impact RSA (0.5 mile) and existing land uses that fall within 
the RSA. 
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Sources: ESRI, 2013; CAL FIRE, 2004; ESRI/National Geographic, 2015 AUGUST 24, 2017 

Figure 3.13-1 Central Valley Wye AlternativesðExisting Land Uses
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Sources: ESRI, 2013; CAL FIRE, 2004; ESRI/National Geographic, 2015 AUGUST 24, 2017 

Figure 3.13-2 Existing Land UsesðChowchilla and Fairmead 



 Section 3.13 Land Use and Development 

 

California High-Speed Rail Authority August 2020 

Merced to Fresno Section: Central Valley Wye Final Supplemental EIR/EIS Page | 3.13-13 

  
Sources: ESRI, 2013; CAL FIRE, 2004; ESRI/National Geographic, 2015 AUGUST 24, 2017 

Figure 3.13-3 Existing Land UsesðSite 7ðLe Grand Junction/Sandy Mush Road, 
Warnerville-Wilson 230 kV Transmission Line and Site 7ðWilson, 230 kV Tie-Line  
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Sources: City of Waterford 2006; Stanislaus County 2016 JULY 5, 2018 

Figure 3.13-4 Existing Land UsesðSite 7ðLe Grand Junction/Sandy Mush Road, 
Warnerville-Wilson 230 kV Transmission Line (City of Waterford) 


